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THE  POTENTIAL  AT  COLUMBIA  POINT 


The  charm  and  scale  of  Boston  and  its  neighborhoods  have 
given  the  City  a  rare  quality  in  urban  America-livability. 
Boston's  past,  its  traditions  and  physical  character  must  be 
preserved  and  protected.  But,  no  20th  century  city  can  re- 
main viable  unless  it  continuously  rebuilds  itself.  Since  so 
much  of  Boston  is  built-up,  rebuilding  is  most  often  accom- 
plished on  a  small  incremental  scale,  and  past  experience 
has  demonstrated  that  large  scale  development  or  dramatic 
changes  are  seldom  possible  without  extreme  difficulties. 
This  proposal  addresses  itself  to  a  rare  opportunity  —  vacant 
and  underutilized  land  of  substantial  proportions  which 
could  be  used  to  make  a  significant  contribution  to  Boston's 
future. 

The  Columbia  Point  peninsula  is  located  only  three  miles 
from  Downtown.  It  affords  excellent  views  of  Downtown 
Boston,  South  Boston,  the  Harbor  Islands  and  Dorchester 
Bay.  Two  miles  of  shoreline,  all  but  800  feet  of  which  are  in 
public  ownership,  offers  the  opportunity  to  create  beach 
areas,  waterfront  parks  and  boating  facilities.  Existing 


beaches  are  within  walking  distance  as  is  Columbus  Park, 
one  of  the  largest  active  recreation  areas  in  the  City. 

Along  the  Columbia  Point  section  of  Morrissey  Boulevard 
there  are  approximately  5,000  jobs  in  a  broad  range  of 
income  levels  and  job  skills  providing  a  substantial  employ- 
ment base  in  modern  facilities.  Two  modern  public  schools 
for  elernentary  through  junior  high  grade  levels  are  located 
on  the  peninsula.  A  private  high  school  with  modern  build- 
ings in  a  campus  setting  adjoins  the  newly  constructed  Bos- 
ton campus  of  the  University  of  Massachusetts.  These  insti- 
tutions open  up  educational,  cultural  and  recreational  op- 
portunities for  both  students  and  the  general  community. 


A  tremendous  potential  exists  at  Columbia  Point:  its  loca- 
tion, accessibility  and  amenity  could  be  used  to  create  one 
of  the  most  desirable  locations  for  new  development  in  the 
City  of  Boston. 


View  of  downtown  Boston,  with  South  Boston  in  the  foreground. 


PERSPECTIVE 

The  Columbia  Point  peninsula  has  historically  been  looked 
upon  as  land  of  little  value.  Originally  marsh  land,  the  area 
was  subsequently  extended  by  a  series  of  fill  projects.  As 
recently  as  1950,  a  map  would  show  only  a  sewer  pumping 
station,  a  dump,  an  abandoned  army  camp  and  a  single 
industrial  building. 


The  Columbia  Point  Peninsula  around  1880. 


During  the  1950's  and  1960's  a  series  of  uncoordinated 
developments  occurred  at  the  Point  —  the  Housing  Project, 
Boston  College  High  School,  several  offices  and  manufac- 
turing firms,  two  public  schools,  and  the  Bayside  Shopping 
Center. 

While  representing  substantial  private  and  public  investment, 
the  development  activities  at  Columbia  Point  over  the  past 
twenty-five  years  have  failed  to  realize  the  potential  of  the 
area.  The  positive  impact  of  each  incremental  development 
has  been  undercut  by  the  lack  of  a  comprehensive  plan. 
However,  the  commitment  of  more  than  $300,000,000  to 
construct  the  new  campus  of  the  University  of  Massachu- 
setts at  Boston  has  changed  the  image  of  Columbia  Point 
and  created  new  opportunities  for  well  planned  commercial, 
residential,  educational,  and  recreational  development.  By 
1980,  the  University  will  have  12,500  students  and  almost 
1,600  faculty  and  staff  at  the  Campus,  representing  a  strong 
new  element  in  the  housing  and  commercial  markets  at 
Columbia  Point. 

The  peninsula  now  has  a  potential  which  if  seized  can  re- 
sult in  the  creation  of  a  new  and  viable  community  serving 
a  broad  range  of  incomes  in  a  superb  waterfront  location. 


The  newly  rehabilitated  Columbia  M.B.  T.A.  station  affords  a  direct 
transit  service  to  Downtown  Boston. 


There  are  5,000  jobs  at  the  Peninsula  which  offer  a  wide  range  of 
employment  opportunities. 


The  University  of  Massachusetts  at  Boston  will  have  1 2,500  students 
by  1980. 


Aerial  Photos  of  New  England 


TASK  FORCE  POLICIES 

This  proposal  represents  the  joint  effort  of  a  task  force  of 
Comnnunity,  University,  City  and  State  organizations  as  an 
initial  commitment  to  the  realization  of  Columbia  Point's 
potential  and  is  guided  by  the  following  policies: 

•  Residents  of  Columbia  Point  will  not  be  displaced  from 
the  Peninsula.  The  housing  to  be  constructed  or  rehabilita- 
ted shall  be,  as  far  as  is  practical,  staged  to  coincide  with  the 
necessary  relocation  within  the  project  and  shall  include  an 
adequate  number  of  affordable  units  of  appropriate  size  to 
allow  the  relocation  of  all  residents  who  desire  to  remain  at 
Columbia  Point. 

•  The  physical  and  social  conditions  of  the  existing  neigh- 
borhood must  be  improved  by  the  redesign  and  complete 
renovation  of  the  existing  housing  and  by  the  creation  of  a 
more  broadly  based  social  structure  with  major  emphasis  on 
the  needs  of  the  low  and  moderate  income  family.  To  ac- 
complish this  without  displacing  residents  requires  careful 
staging,  the  construction  of  new  housing  and  the  maximum 
integration  of  subsidized  and  nonsubsidized  units  to  create 
a  setting  which  will  attract  new  residents  in  a  family  orien- 
ted development  and  greatly  improve  living  conditions  for 
the  present  residents. 

•  The  completed  development  should  have  approximately 
4,000  low,  moderate  and  middle  income  units  depending  on 
the  type  and  availability  of  Federal  and  State  housing 
monies.* 

•  Adequate  public  facilities  including  elementary  and  high 
schools  must  be  provided  if  it  is  likely  the  new  population 
would  overburden  existing  neighborhood  facilities.  More- 
over, the  new  facilities  and  services  provided  shall  be  avail- 
able to  the  surrounding  communities. 


"As  of  this  writing.  Federal  housing  programs  have  been  suspended 
and  new  legislation  has  not  yet  been  approved  by  the  Congress.  The 
final  mix  of  housing  programs  cannot  be  determined  at  this  time. 
The  numbers  shown  on  the  accompanying  table  represent  the 
approximate  range  of  income  levels  which  could  be  accommodated. 

APTS. 
UNDER  $7,000  1,000 

7,000-12,000  2,000 

OVER  12,000 1 ,000 

AVG.  FAMILY  OF  4 


•  The  shopping  facilities  at  Columbia  Point  must  be  revital- 
ized to  serve  a  wide  area  of  the  South  Boston  and  Dorches- 
ter communities  as  there  are  few  modern  shopping  centers 
nearby.  The  complete  change  in  the  image  of  Columbia 
Point,  as  well  as  the  new  market  potential  generated  by  the 
University  of  Massachusetts  and  the  major  residential  ex- 
pansion described  in  this  proposal  will  enable  a  shopping 
mall  to  meet  the  needs  of  the  community. 


DEVELOPMENT  PROGRAM 


The  Development  Program  for  the  Columbia  Point  penin- 
sula proposes  an  economically  integrated  residential  com- 
munity which  through  comprehensive  planning  and  careful 
design  would  take  full  advantage  of  its  proximity  to  the 
shopping  center,  the  University  and  the  Bay. 


Specifically,  the  major  elements  of  the  design  are: 
1.  Housing  -  4,000  dwelling  units  including 

—  construction  of  new  units, 

—  complete  rehabilitation  of  existing  units, 

—  selective  removal  of  some  units  to  increase  open  space 
and  provide  for  community  services. 


2.  A  "town"  center  providing  central  meeting  facilities  and 
municipal  services. 

3.  A  major  shopping  facility. 

4.  A  new  main  street  and  public  transportation  link. 

5.  Recreation  facilities,  especially  along  the  shoreline. 


A  POSSIBLE  FUTURE 

An  illustrative  model  was  prepared  by  Benjamin  Thompson 
and  Associates,  Architects,  for  the  Task  Force.  It  suggests 
one  way  in  which  the  peninsula  can  be  physically  changed 
to  create  a  new  environment. 


A 

A  COMMERCIAL  AND  TOWN  CENTER  would  be  located 
around  the  existing  mall.  The  rehabilitated  structures  would 
be  suitable  as  a  shopping  area  for  the  Dorchester,  South 
Boston,  and  Columbia  Point  communities.  With  an  increased 
population,  it  is  desirable  to  plan  a  Town  Center  adjacent 
to  the  shopping  mall,  offering  such  facilities  as;  Little  City 
Hall,  community  meeting  rooms.  Health  Center-Clinic, 
youth  center.  Postal  Branch,  Library  and  Adult  Education. 


B 

ACTIVE  RECREATION  NEEDS  of  the  residential  com- 
munity could  be  met  by  a  program  of  shared  sports  field 
facilities;  under  joint  sponsorship  of  the  University  and  Bos- 
ton College  High  School,  it  is  feasible  to  provide  ample 
playing  fields  and  outdoor  courts  to  serve  both  educational 
programs  and  recreational  needs  of  all  age  groups. 


A  NEW  MAIN  STREET  originates  at  a  landscaped  entrance 
leading  into  the  community  from  Morrissey  Boulevard.  The 
road  circles  the  outer  edge  of  the  existing  apartment  build- 
ings, connecting  the  Bayside  Mall  to  the  Campus  loop  road. 
(Mt.  Vernon  Street  remains  an  access  and  service  road.)  It 
could  become  the  route  of  a  continuous  public  transporta- 
tion system  serving  both  residents  and  university  personnel 
travelling  to  and  from  the  MBTA  Red  Line's  Columbia  Sta- 
tion. The  new  Main  Street  also  establishes  a  leisurely  well- 
lighted  pedestrian  way,  separated  from  traffic,  with  benches, 
trees,  and  open  areas  for  play. 


D 

EXISTING  HOUSING  -  These  solidly  constructed  buildings 
would  be  thoroughly  redesigned  and  renovated  to  become 
part  of  attractive  residential  neighborhoods  including  both 
new  and  rehabilitated  structures.  Existing  vacancies  would 
permit  a  limited  number  of  buildings  to  be  removed  in  order 
to  improve  the  site  design,  create  neighborhood  open  space 
and  develop  the  relationship  of  the  neighborhoods  to  the 
waterfront. 


NEW  HOUSING  —  Structures  would  be  arranged  in  neigh- 
borhood groups,  oriented  to  the  waterfront,  with  local 
services,  open  space  and  play  areas  included  in  each  neigh- 
borhood group.  Large  and  small  families  and  the  elderly 
would  be  accommodated  within  a  variety  of  housing  types 
and  costs  without  any  visible  distinction  between  low, 
moderate  and  medium  income  housing. 


RECREATION  AND  HARBOR  ACTIVITIES  -  A  unique 
waterfront  park  could  be  created  which  provides  continuous 
waterfront  access  along  the  perimeter  of  the  peninsula. 
Beaches  and  water-related  uses  could  be  developed  and  the 
residential  neighborhoods  designed  so  that  each  has  a  direct 
relationship  to  the  waterfront. 


MAKING  IT  WORK 

implementation  of  a  project  of  this  scale  will  not  be  an  easy 
task  and  will  require  the  cooperation  of  a  number  of  public 
and  private  groups  and  the  coordination  of  significant  re- 
sources. 

•    The  waterfront  location  of  the  site  offers  the  opportunity 
to  carefully  complete  the  filling  operation  which  has  been 
carried  on  in  an  uncoordinated  manner  over  past  decades 
and  create  beaches  and  recreational  space  for  the  community 
with  up  to  19  acres  of  new  land.  This  will  allow  for  the  de- 
sired major  increases  in  the  total  population  while  preserv- 
ing adequate  open  areas  for  recreation  and  scenic  views  and 
at  last  making  a  neglected  shoreline  attractive  and  useful;  a 
prototype  for  future  Boston  Harbor  public  areas. 


•  Acquisition  of  a  limited  amount  of  privately  held  land  is 
necessary  for  the  implementation  of  the  proposal  but  the 
fact  that  75%  of  the  land  on  the  peninsula  is  owned  by  pub- 
lic agencies  which  have  participated  in  the  Task  Force 
should  simplify  project  development,  particularly  to  the 
extent  that  land  can  be  made  available  at  no  initial  cost. 
This  would  represent  a  significant  subsidy  of  the  important 
early  costs  of  site  assembly  and  could  be  accomplished  with- 
out any  actual  cash  outlay.  The  large  amount  of  vacant  land 
can  contribute  to  design  flexibility  and  will  make  staged 
development  feasible. 

•  The  existing  public  housing  project  is  no  longer  adequate- 
ly meeting  its  intended  function  of  providing  safe  and  sani- 
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tary  housing  for  low  income  people.  Because  of  its  isolation, 
original  design  and  other  factors,  vacancy  rates  are  high  and 
eligible  people  do  not  want  to  move  into  the  project.  The 
Housing  Authority  is  caught  in  a  financial  squeeze  which 
prevents  it  from  making  significant  improvements.  The  im- 
plementation of  this  proposal  would  provide  the  residents 
with  a  decent  place  to  live  and  utilize  the  land  and  buildings 
of  the  existing  project  in  a  manner  which  creates  the  best 
living  environment  for  Columbia  Point.  Extensive  vacancies 
at  the  project  allow  for  a  flexible  approach  to  the  complete 
renovation  of  Columbia  Point.  Small  apartments  could  be 
enlarged,  tenants  could  be  rehoused  on  the  site,  and  it  may 
be  possible  to  replace  a  few  buildings  with  open  space  or 
new  structures. 


•    The  estimated   cost  of  the  revitalization  program   i; 
$150,000,000.  This   investment  covers  new  and 
rehabilitated   housing  and   the  development  of  retail 
activities,  capital   improvements  such  as  water,  sewer, 
roads,   street   lighting  and   recreation  areas,  public 
facilities  in  a  new  town  center,  early  land  and  building 
acquisition  costs.  The  private  sector  could  be  expected 
to  assume  most  of  the  development  costs  but  public 
funds  of  up  to  $25,000,000  may  be  required  as  front 
money  for  the  construction  of  public  utilities  and 
facilities,  acquisition  of  privately  held  land,  land  fill  and 
related   items. 
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NEXT  STEPS 

This  proposal  represents  the  work  of  a  broadly  based  task 
force  which  was  convened  by  Mayor  White  to  recommend 
development  policies  for  the  future  of  the  Columbia  Point 
Peninsula.  The  Task  Force's  recognition  of  the  potential  at 
Columbia  Point  and  its  unanimous  recommendations  for  a 
strong  commitment  to  the  area's  future  are  based  on  five 
months  of  study  and  discussion. 

As  with  any  complex  significant  development,  there  are 
numerous  issues  which  must  be  resolved.  However,  we  are 
confident  that  these  issues  are  of  manageable  proportions 
and  that  their  resolution  can  be  achieved  on  a  timely  basis. 

We  recommend  the  following  steps  to  carry  this  proposal 
forward: 

Identify  Funding  Resources 

A  variety  of  potential  funding  sources  must  be  explored  to 
determine  how  public  and  private  sector  requirements  can 
be  met: 

■  Federal   Programs   including   New  Towns  or 
Community   Development   Revenue  Sharing 

•  Federal  rehabilitation  funds  for  the  total 
redesign  and  complete  renovation  of  the 
Columbia  Point  Housing  Project. 

■  Special   leased   housing  agreements  to  allow 
and  encourage  the  total  economic  and  social 
integration   of  all   new  and   rehabilitated 
housing. 

■  Special  State  appropriations  and  categorical 
programs. 

■  State   Highway   funds 

■  City  of  Boston  capital   funds 

Establish  a  Mechanism  For  Development 

This  proposal  is  not  self-executing  and  some  combination  of 
public  and  private  efforts  must  play  a  leadership  role.  Close 
coordination  of  existing  governmental  and  other  organiza- 
tions could  achieve  the  desired  results:  The  Boston  Redevel- 
opment Authority,  with  its  power  of  eminent  domain,  could 
assemble  the  site;  the  Massachusetts  Housing  Finance  Agency 
could  finance  the  residential  development;  the  Boston  Hous- 
ing Authority  could,  with  the  commitment  of  the  Federal 


Government,  provide  for  the  upgrading  of  the  Columbia 
Point  Housing  Project;  the  City  of  Boston,  the  University 
and  other  institutions  could  play  a  key  role  as  major  land- 
holders in  the  area;  and  finally,  a  non-profit  corporation 
with  participation  by  the  Task  Force  agencies  and  organi- 
zations could  be  established  under  existing  laws.  Alterna- 
tively, the  State  Legislature  could  establish  a  special  entity 
with  all   the  powers  and  resources  implied  by  the  develop- 
ment proposal. 

A  choice  must  soon  be  made  among  the  many  organiza- 
tional alternatives  possible  to  undertake  the  project.  The 
choice  will  be  influenced  by  the  availability  of  public 
funds  as  well  as  by  interested  private  financial  sources. 

Develop  A  Definitive  Plan 

The  proposal  outlines  a  basic  land  use  plan  which  is  the  first 
step  in  realizing  the  potential  at  Columbia  Point.  More  de- 
finitive site  and  environmental  planning  must  now  take 
place  to  explore  the  full  range  of  design  and  housing  alterna- 
tives, particularly  with  respect  to  the  number  of  subsidized 
units,  size  and  rent  levels  and  the  financial  programs  avail- 
able to  help  make  Columbia  Point  revitalization  happen. 

Continue  Community  Involvement 

Representatives  of  the  Columbia  Point  APAC,  Columbia 
Point  Development,  Columbia  —  Savin  Hill  Civic  Association, 
Dorchester  Tenants  Action  Council,  Dorchester  United 
Neighborhood  Association,  Fields  Corner  Neighborhood 
Association,  Jones  Hill  Civic  Association,  South  Boston 
Citizens  Association,  South  Boston  Community  Health 
Board,  and  the  Young  Polish  Residents  League  were  mem- 
bers of  the  Task  Force  which  preparaed  this  report.  In  order 
to  carry  the  plan  forward  it  will  be  necessary  to  continue 
the  planning  and  decision-making  process  with  representa- 
tives from  those  groups  which  are  actively  participating  in 
attempts  to  solve  the  problems  of  Columbia  Point,  South 
Boston,  and  Dorchester  and  wish  to  be  involved  with  the 
revitalization  plan.  The  City  of  Boston,  (primarily  the  Office 
of  the  Mayor,  the  Office  of  Public  Service,  and  the  Rede- 
velopment and  Housing  Authorities)  and  the  Commonwealth 
of  Massachusetts,  (primarily  the  University  of  Massachu- 
setts and  the  Massachusetts  Housing  Finance  Agency)  com- 
plete the  relationship. 


This  report  was  financed  in  part  through  an  urban  planning  grant 
from  the  Department  of  Housing  and  Urban  Development,  under 
the  provisions  of  Section  701  of  the  Housing  Act  of  1954, 
as  amended. 


